



































































































































DUDEK

621 CHAPALA STREET
SANTA BARBARA, CALIFORNIA 93101
T B05.963.0651 F 805.963.2074

MEMORANDUM
To: City of Santa Barbara, Planning Commission
From: Collin Ramsey, Dudek
Subject: Quarantina Energy Storage Project — Project Description for DART #3
Resubmittal
Date: September 2, 2020
cc: Rishad Olpadwala, Powin SB1, LLC; Tony Tomasello, RRM Design Group

Attachment(s): None

Quarantina Energy Storage, LLC requests a CUP and Development Plan approval for a proposed
energy storage project (Project) located on a developed, 0.34-acre site at 635 East Gutierrez, just
outside the downtown core of the City of Santa Barbara (City). The Assessor Parcel Number
associated with the Project site is 031-293-012.

We have previously conducted a Planner Consultation for the Project in March 2018 (PRE2018-
00227) and submitted a Pre-Application Review (PRT) in May of 2019. Since then, the applicant
Powin SB1, LLC, now Quarantina Energy Storage, LLC, has contracted with RRM Design Group
to assist in the entitlements and permits process. RRM Design Group has engaged the City about
the Project and has held preliminary discussions with staff regarding the proposal.

As described in more detail below, the Project involves the installation and operation of a 10-
megawatt (MW)/40-megawatt hour (MWh) battery energy storage systems (BESS) facility within
a new industrial-style building.

PURPOSE AND NEED
Energy Storage and California’s Transition to 100% Carbon Free Electricity

California has been at the forefront of transitioning to sustainable, renewable energy sources,
which are an essential contributor towards meeting the state’s greenhouse gas (GHG) reduction
goals as established in California Senate Bill (SB) 350. The state has seen significant growth in
renewable energy over the last decade, and expects to meet or exceed the 33% renewable by 2020
target established by California SB 2, and is on track towards meeting the 60% renewable by 2030
target established by California SB 100, which further requires 100% of the state’s electricity to
come from carbon-free resources by 2045.
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Energy storage is an essential part of enabling the state’s transition to a carbon free electricity
system. Incorporating intermittent resources such as wind and solar requires an accompanying
portfolio of fast responding energy resources that provide operational flexibility to quickly change
electricity production and consumption and maintain needed output levels for the time required.
Energy storage resources are inherently flexible resources, and are beneficial to reliable, low-
carbon grid operations. Storage also has the ability to store excess generated renewable energy that
would otherwise be wasted (curtailed) and regenerate it for later use during peak times when
demand is highest. Additionally, when placed next to large loads, energy storage can reduce peak
loads on the bulk power delivery and transmission system and serve as a demand response asset
for grid operators.

Recognizing the importance of energy storage in meeting California’s carbon free electricity goals,
the state has taken action to advance energy storage, including the passage of Assembly Bill 2514
(AB 2514) and the resulting California Public Utilities Commission (CPUC) decision for energy
storage procurement mandates for each of the Investor Owned Ultilities (IOUs) totaling 1,325 MW
to be completed by the end of 2020 and implemented by 2024. There are currently several large
battery-based energy storage facilities located all over California, with many more slated for
construction.

SCE issued a Request For Offers solicitation in 2016, looking for storage projects from developers
to (A) defer the need for traditional distribution upgrades, and (B) to assist in emergency reliability
events. The developer was awarded the contract agreement with SCE and has executed an
agreement with SCE to build the necessary electrical infrastructure to allow the project to be
connected into the SCE grid, and an agreement with SCE for them to purchase power from the
facility over the course of 20 years.

Energy Storage Grid Applications and Benefits

Battery Energy Storage Systems (BESS) can be used for a variety of applications in the local and
regional power system. The current energy market and technical capabilities of BESS are
constantly evolving as the technology develops and the industry matures. BESS can provide
multiple benefits simultaneously or at different times in order to improve power systems’
operational flexibility. The following applications have been identified for consideration in BESS
projects:

* Local Power Supply Capacity

* Enabling Renewables Integration

* Electrical Energy Time-Shift
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* Voltage Support
* Load Following / Ramp Support

* Over-Generation Mitigation
PROJECT DESCRIPTION
Project Location and Existing Site Conditions

The Project would be located on a developed, 0.34-acre site at 635 East Gutierrez Street, just
outside the downtown core of the City. The Assessor’s Parcel Number associated with the Project
site is 031-293-012. The Existing Site Survey (Sheet C1) identities four existing structures on the
Project site and based on a recent review of building permits on-file at the City, the site contains
6,912 permitted square feet of existing non-residential square footage.

Two of these on-site buildings are fully-enclosed, metal structures, each encompassing
approximately 3,420 sf and 2,898 sf. The third building is a small storage shed totaling 242 sf. A
portion of the fourth building was permitted as a residential unit and was illegally converted to
non-residential square footage (approximately, 480 sf). This was not included in the non-
residential square footage calculation total of 6,912 sf. The other portion of the fourth building is
an approximate 352 sf office. Although modified over the years, at least one of the buildings (or
parts thereof) appears to have been constructed prior to 1947 (which is the date of the oldest
available historic aerial photograph for the Project site). The Project site currently supports
industrial uses/activities, including an auto refinishing business that leases at least one of the on-
site structures.

The Project site is entirely built-out and is largely comprised of the on-site buildings, paving, and
impervious surfaces. One mature tree is located on the Project site, with two off-site eucalyptus
trees and several other off-site mature trees located adjacent to the southwest and southwest
boundaries of site. The one on-site tree, a Cedrus Deodora, is proposed to remain and has been
incorporated into the overall site design. Two mature offsite trees, Melaleuca Quinquenerva, are
located within the public right of way on Gutierrez Street and are also proposed to remain.

Surrounding Uses and Activities

The Project site is located within a largely industrial/commercial part of the City and is
strategically located near the SCE Santa Barbara Substation (Figure 1, Project Location). The
Project site is surrounded by existing developed land use, including the following:

* North: Industrial, heavy commercial, commercial, and intermittent residential uses
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* East: Southern California Edison’s Santa Barbara Substation, industrial, heavy
commercial, and intermittent residential uses

* South: Residential, industrial, and heavy commercial uses

*  West: Industrial, heavy commercial, and commercial uses

Although the Project site and surrounding area is zoned M-I Manufacturing Industrial, the
immediate area does contain scattered single-family residential uses, which are likely legal
nonconforming uses.

General Plan Land Use Designation

The Project site is in an area designated as industrial by the City’s General Plan Land Use Map.
According to the City’s General Plan Land Use Element, the industrial land use designation
represents 1% of land use designations within the City. This land use is part of a larger grouping
classified as General Urban, which includes multi-family, commercial, and industrial uses within
and around the downtown and commercial corridors. The General Urban designation with
industrial uses encompasses approximately 120 acres, generally bound by Haley Street, Milpas
Street, Cacique Street, and Garden Street. The project site is located in the northeastern portion of
this industrial area.

The City’s 2011 General Plan contains several goals and policies related to the use and expansion
of sources of renewable energy in the City. Given that the Project would help support existing and
future renewable and distributed energy resources, the following General Plan Goals and Policies
would be applicable to the Project:

ERS Energy Efficiency and Conservation. As part of the City’s strategy for addressing
climate change, minimizing pollution of air and water, depleting nonrenewable
resources and insulating from volatility of fossil fuel prices, dependence on energy
derived from fossil fuels shall be reduced through increase efficient, conservation,
and conversion to renewable energy sources when practical and financially
warranted.

ER6 Local and Regional Energy Resources. Provide both with the city, and regionally
through working with the County and other local jurisdictions or parties,
opportunities to preserve, promote and participate in the development of local
renewable energy resources such as solar, wind, geothermal, wave, hydro, methane
and waste conversion.
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ERG6.5 Facilitate Renewable Energy Technologies. Promote flexible design review
standards and facilitate uses of renewable energy technologies through streamlined
planning and development rules, codes, processing and other incentives.

Zoning

The Project site is located in an area zoned M-I —Manufacturing Industrial. As described in Chapter
30.30 — Manufacturing Zones, of the City’s Municipal Code, the M-I zone is intended to provide
area for a diverse range of industrial uses, including manufacturing and processing, research and
development, fabrication, equipment and service yards, and wholesaling.

Land use regulations for manufacturing zones are described in Table 30.30.020 — Land Use
Regulations — Manufacturing Zones, of the City’s Municipal Code. In cases where a specific land
use or activity is not defined, the Community Development Director assigns the land use or activity
that is substantially similar in character. All types of warehousing and storage, general and limited
industry, and public works and utilities uses are allowed within the M-I zone. Public works and
utilities use in the M-I zone are subject to the provision set forth in Chapter 30.185.340 — Public
Works and Utilities of the Municipal Code.

Proposed Project

The Project consists of the construction and operation of a 10 MW/40 MWh energy storage facility
within a newly constructed, unmanned building and demolition of approximately 6,912 square feet
of existing structures on-site. The approximately 9,260-square foot, single-story building would
house lithium ion batteries, racking/cabinets, and collection boxes. The batteries would be
assembled within racks and cabinets, similar in appearance to common computer server hardware.
The racks and cabinets would be seismically anchored to the building foundation and constructed
of non-flammable aluminum and steel.

The Project would be remotely monitored throughout the day and night. No permanent full-time
or part-time employees would occupy the building. Remote access to battery status, meters,
schedules, and other telemetry data would be available to offsite personnel. In the unlikely event
that an issue was to arise, including but not limited to a change in battery temperature, the
monitoring system would immediately notify local operations and maintenance (O&M) personnel
living and working in the Project area, who could then expeditiously act on the issue. In addition,
several different fail-safes are built into both the hardware and software to ensure safe and efficient
operations, and, if necessary, to automatically trigger a temporary shutdown of the facility until
the issue is diagnosed and resolved.
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Based on future coordination with the City and the City’s Fire Department, the new energy storage
building would include a fire protection system, likely consisting of a standard water-based,
ceiling-mounted sprinkler system and covering all areas of the building. Although not always
required for all configurations, an in-rack chemical suppression system (or similar technology)
may also be installed to supplement the water sprinkler system. The smoke detection and fire
suppression system would not only quash a fire but would also automatically shut down all other
batteries if smoke or fire is detected. In addition to fire suppression improvements, the facility
would be comprised of UL Certified, high-safety lithium iron phosphate lithium ion batteries, and
will include built-in fail-safes designed specifically to prevent thermal runaway and the spread of
fire. The proposed fire sprinkler system would be a requested deferred submittal.

In addition to the batteries, inverters, medium voltage transformers, metal-clad medium voltage
switchgear, a main power transformer, and additional electrical equipment would be installed
within the energy storage building.

As stated by City staff in the Planner Consultation Response Letter, the City has determined that
the Project would fall under the Public Works and Ultilities use classification. Chapter
30.185.340(D) — Other Public Works and Utilities Projects of the Municipal Code, states that
“other facilities and equipment, except offices, used by public utilities or semi-public utilities to
provide services to the general public are allowed in any zone subject to approval of a Conditional
Use Permit.” As such, pursuant to the Municipal Code, approval of a Conditional Use Permit
(CUP) would be needed to implement the Project to allow a Public Works and Ultilities project in
the M-I (Manufacturing Industrial Zone), per SBMC Chapter 30.215.

The required findings for a Conditional Use Permit are outlined below per the Municipal Code and
shall be approved by the Planning Commission. Responses to these findings have been included
to indicate the project’s compliance with such Conditional Use Permit findings.

1. The proposed use is allowed with a Conditional Use Permit within the applicable zone
district and complies with all specific requirements for the Conditional Use Permit, as well
as all other applicable provisions of this Title and all other titles of the municipal code.

a. As provided in this project description the proposed project is allowed with the
approval of a Conditional Use Permit, complies with the requirements and
standards set forth in the Municipal Code.

2. The proposed use and development is deemed essential or desirable to the public
convenience or welfare and is consistent with the General Plan and any applicable specific
plan.
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a. As identified earlier in this project description, the proposed project is consistent
with the General Plan, and specifically policies ER 5, ER 6, and ER 6.5 would be
applicable to the project. The proposed project will promote local renewable
energy resources for the City and will provide the City alternatives sources for
energy production in the future.

3. The proposed use and development will not be adverse to the public health, safety, or
general welfare of the community, nor materially detrimental to surrounding properties or
improvements.

a. The proposed use would not be intrusive to public health, safety, and general
welfare as it constitutes of a battery storage facility, which would be remotely
monitored throughout the day and night. There are no noise, safety, or odor
impacts.

4. The total area of the site and the setbacks of all facilities from property and street lines are
of sufficient magnitude in view of the character of the land and of the proposed
development that significant detrimental impact on surrounding properties is avoided.

a. The proposed project complies with the required setbacks of a M-I zone, as well as
incorporates a sufficient setback to accommodate the future widening of Gutierrez
Street.

5. The design and operation of the project and its components, including hours or manner of
operation, outdoor lighting and noise generating equipment, will not be a nuisance to the
use of property in the area, particularly residential use.

a. Hours of operation is not applicable as the battery storage facility will be remotely
monitored day and night and there will not be customers or employees frequenting
the site. Outdoor lighting will be limited to fixtures attached to the building
elevations and will be directed downward to avoid glare onto adjacent properties.
the noise-generating mechanical equipment for the site would be located inside the
building, except for conventional heating ventilation and air conditioning (HVAC)
units, which would be mounted on the roof of the structure. Given the total floor
area of the structure, a total of two 4-ton capacity package HVAC units are
anticipated to be necessary for interior space temperature maintenance.

6. Adequate access and off-street parking including parking for guests is provided in a manner
and amount so that the demands of the development for such facilities are adequately met
without altering the character of the public streets in the area at any time.
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a. Access to the building is located off Quarantina Street, there is no need for guests
to visit the site. No on-site parking will be provided, only a loading zone if the local
operations and maintenance personnel need to visit the site.

7. The appearance of the developed site in terms of the arrangement, height, scale and
architectural style of the structures, location of parking areas, landscaping, open space and
other features is compatible with the character of the area.

a. Thesize, scale, and style of the proposed structure is compatible with the character
of the surrounding area, as the structure meets the height, setbacks, and lot
coverage standards of the M-I Zone.

Because the project proposes over 1,000 sf of net new non-residential square footage, a
Development Plan is required. Because the Conditional Use Permit triggers discretionary action
by the Planning Commission, the Commission is therefore also the reviewing body for the
Development Plan.

The required findings for a Development Plan are outlined below per the Municipal Code and shall
be approved by the Planning Commission. Responses to these findings have been included to
indicate the project’s compliance with such Development Plan findings.

1. The proposed development complies with all applicable provisions of this Title.

a. The proposed project complies with the required development standards of a M-I
zone, as well as incorporates a sufficient setback to accommodate the future
widening of Gutierrez Street.

2. The proposed development is consistent with the principles of sound community planning.

a. The proposed project accommodates a future planned improvement project (future
widening of Gutierrez Street) and complements the surrounding area and
development character, while infilling an existing property within the City limits.
The proposed project aligns with the City’s future goals and provides
infrastructure/additional energy storage capabilities for the existing substation in
the neighborhood, making the power grid more sustainable and efficient.

3. The proposed development will not have a significant adverse impact upon the
community’s aesthetics or character in that the size, bulk or scale of the development will
be compatible with the neighborhood based on the Project Compatibility Analysis criteria
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Safety Element

Development Review

S7. Hazard Reduction. Identify, evaluate and implement risk reduction measures during the
development review and permitting process to reduce the effects of hazards to an acceptable level
of risk. Project design measures shall be implemented as applicable to avoid or reduce hazards
and comply with associated regulations.

S9. Risk Evaluation. Proposals for new development may be required to provide an evaluation of how
natural and human-caused hazards may adversely affect the project, whether the project may
create or exacerbate hazards, and to identify feasible measures to reduce hazard-related risk to
an acceptable level. Required hazard evaluation reports are to be prepared and signed by a
qualified individual acceptable to the City. At its discretion, the City may require peer review of
submitted reports.

Fire Hazards

S37. Fire Hazard Reduction Design Requirements. Project designs shall adequately address fire
hazard, providing for appropriate site layout; building design and materials; fire detection and
suppression equipment; landscaping and maintenance; road access and fire vehicle turnaround;
road capacity for evacuation; and water supply.

Flood Hazards

S46. Development in Flood Hazard Areas. The potential for flood-related impacts to health, safety,
and property may be reduced by limiting development in flood-prone areas. New development or
redevelopment located within a designated 100-year floodplain shall be required to implement
appropriate site and structure designs consistent with regulatory requirements that minimize the
potential for flood-related damage, and shall not result in a substantial increase in downstream
flooding hazards.

Hazardous Materials

S57. Contaminated Sites. The City shall continue to identify ways to facilitate hazardous waste site
remediation, protect public health, and minimize environmental impacts resulting from the presence
of waste material and from remediation activities.

S62. Development on Sites with Contaminated Soils and High Groundwater. New development in
areas of high groundwater and high potential for contaminated soils or contaminated groundwater
shall incorporate appropriate vapor control measures into the design of buildings. Control
measures may include measures such as vapor barriers, passive air ventilation systems, sealing
of ducts and cracks, and depressurizing soil below the foundation. New development shall comply
with all County, State and Federal regulations regarding contaminated soils.
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